
 

 

Development Review Comments 
January 10, 2023 

Review Comments 

PJT2023-00015 

 2200 and 2000 Tower Oaks Blvd. 
 

The following are Development Review comments from City of Rockville staff 

related to the latest project submission.  

 

Reviewing Staff  
  

Community Planning & 

Development Services (CPDS)

    
Project Manager:                           

Nelson Ortiz, Principal Planner 
nortiz@rockvillemd.gov  

  

Comprehensive Planning Reviewer:                        

Katie Gerbes, Comprehensive Planning 

Manager 

kgerbes@rockvillemd.gov 

 

Forestry Reviewer:                         

Shaun Ryan, Development Review 

Supervisor 

sryan@rockvillemd.gov 

 

Fire Reviewer: 

Charles Biggus, Fire Plans Examiner 

cbiggus@rockvillemd.gov 

 

Building Reviewer: 

Chris Dempwolf, Senior Plans Examiner 

cdempwolf@rockvillemd.gov 

 

 

Dept. of Public Works (DPW) 

  

Engineering Reviewer: 

Sean Murphy, Principal Civil Engineer 
smurphy@rockvillemd.gov  

 

Traffic and Transportation Reviewers:  

Andrew Luetkemeier, Principal 

Transportation Engineer 

aluetkemeier@rockvillemd.gov 

 

Faramarz Mokhtari, Senior 

Transportation Planner 

fmokhtari@rockvillemd.gov  
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Dept. of Housing and Community Development (HCD) 

Housing Reviewer: 

Punam Thukral, Housing Specialist 
pthukral@rockvillemd.gov  

  
 

Dept. of Recreation and Parks (RPD) 

Parks Reviewer: 
Christine Henry, Deputy Director 
chenry@rockvillemd.gov  
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CPDS Comments  
Development & Zoning 

1. This Project Plan proposes to amend the governing documents for the Tower Oaks 

Planned Development. The development lies within Area 4 of the approved Tower 

Oaks Concept Plan. Revise the Statement of Justification to include the specific 

elements of the governing documents the Applicant intends to amend and include 

appropriate note/table on PJT site plan set. The PD Amendment will require 

approval by the Mayor and Council authorized by Resolution.  

2. Applicant has submitted sufficient information necessary to seek approval by Mayor 

and Council for schematic building designs, as required by Resolution No. 25-87. No 

additional exhibits are required at this time.  

3. Applicant will be required to meet/demonstrate compliance with APFS requirements 

at the time of PJT approval. 

4. The applicant is seeking an 18% parking reduction for the property located at 2000 

Tower Oaks Blvd. As part of their justification for the request, the applicant cites 

their proximity to bikeways and bus routes. Staff would like to ensure that adequate 

bicycle parking facilities, consistent with current Zoning requirements, are met on 

the property. Confirm that you meet the short-term and long-term bicycle parking 

facilities for 2000 Tower Oaks Blvd. and include calculations on site plan. 

5. Where the sides of townhomes abut streets or public areas, architectural treatment, 

similar to that provided to the front facade must be provided to mitigate any 

negative view from any location off-site and any public area (e.g. parking lots, 

walkways, etc.) on site. Side elevation for these townhomes should be provided. 

6. See site plan markups. 

 

Comprehensive Planning 

1. This application is compliant with the City’s Comprehensive Plan. The application is 

located within Planning Area 12 (Tower Oaks). Several elements of the project 

application are complaint with goals, policies, and actions outlined in the Planning 

Area 12 chapters of the Comprehensive Plan, although several are not. These 

compatibilities are:  

• Addressing key concerns, including “Interest in minimizing adverse 

environmental impacts from development of remaining natural areas on forests, 

habitat fragmentation, and species displacement” and “Concern about the 

relatively slow pace of site development” (page 367)  

• “Foster sufficient market-rate housing development to provide housing 

affordable for the wide range of those who live, and wish to live, in Rockville.” 

(page 193)  
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• “Promote diversity in the supply of housing to meet market demand and the 

wide range of community needs and household incomes.” (page 198)  

• “Allow new housing in locations where amenities and infrastructure already 

exist, and that are compatible with the existing neighborhood.” (page 200)  

There are many sections within the Planning Area 12 chapter of the Comprehensive 

Plan, as cited above, that call for additional residential units, which this proposal 

accommodates.   

Additionally, the Comprehensive Plan calls for incorporating bicycle infrastructure 

in the project. Specifically, the Plan states, ““Preservation of natural features and new 

open space, bike and pedestrian infrastructure, and other community amenities and features 

(including a community center) should be incorporated into new projects, helping to serve 

the entire area, as was envisioned with the original Comprehensive Planned Development 

(CPD).” (page 368) The applicant is proposing a buffered bike lane along Public 

Street A. This lane is separated from traffic by a striped buffer throughout the 

frontage of the project site, before it terminates into a “sharrow” north of the 

intersection of Public Street A and Public Street B. This bike lane also connects into 

the existing 8-foot shared sidewalk and bike path along the south of the site.   

To further improve compliance, staff recommends reviewing the CPD to provide site 

options for a future community center.  

Forestry 

1. See plan review markups on site plan. 

 

Fire Marshall 

1. See plan review markups on site plan. 

 

Building Review 

1.  No comments at this time. 

 

DPW Comments 
DPW Engineering 

1. See plan review markups on site plan. 

2. Review comments for Pre-Application SWM Concept to be provided separately. 

Traffic and Transportation 

1. See plan review markups on site plan set. 

2. See separate PDF file markup for signing and marking comments.  

3. Submit $200 scoping intake fee, and please submit on site transportation report per 

CTR requirements, with the $1000 review fee. 
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HCD Comments  
Housing 

1. The applicant acknowledged that the Project would comply with the chapter 13.5 of 

Rockville City code and implementing MPDU Regulations. 

2. The applicant has provided minimum 15% of the residential units as Moderately 

Price dwelling units (MPDUs) total 13 townhomes.  

3. The MPDUs must be offered to qualified buyers at a range of qualifying incomes, 

including buyers at 50% AMI up to 80% AMI. Staff is looking forward to work with 

the applicant to determine the income tiering for the project.   

The staff would like to explore disbursing the units a bit more by placing MPDUs in 

the front-loading component of the development given that there is flexibility in the 

pricing structure of the MPDUs (i.e.,50%-80% of AMI). Considering the flexibility in 

the pricing structure, of the 13 MPDUs, we seek one or two 80% units at in the front-

loading units. The rest of the MPDUs can remain in the rear loading dividing 

between the 50% and 60% of AMI.   

4. The minimum square footage for an MPDU townhouse with 3 bedrooms, 2 baths 

and two car garage must be 1,200 square ft. Make sure three is enough parking space 

inside Tandem garage to park two vehicles.  

5. The MPDUs should be indistinguishable from the market rate units 

6. Declaration of Covenants must be executed and recorded before the issuing of any 

building permit. 

7. The HOA/Condo dues must not exceed 50% of the HOA/Condo dues of market rate 

units. Looking forward to work with the applicant.  

8. The Applicant must make HOA/Condo documents available for viewing at the sales 

office before the execution of any purchasing agreements.  

 

RPD Comments  
Parks 

1. Publicly Accessible Art in Private Development ordinance will apply to this project. 

Link to ordinance, manual, and application: 

https://www.rockvillemd.gov/2081/Publicly-Accessible-Art  

 
 

Note: At the time of the next submittal, the applicant will need to provide a point-by-

point response letter noting how the staff review comments have been addressed. 

https://www.rockvillemd.gov/2081/Publicly-Accessible-Art

	PJT2023-00015_Development Review Comments

